
 

 06060ndh 
 19033.013.023 

 

 MEMORANDUM 
 
To: Jim Davies, Community Development Coordinator  
 City of San Diego Redevelopment Agency  
 
From: KEYSER MARSTON ASSOCIATES, INC. 
 
cc: Tracy Reed, Project Manager 
 
Date: April 13, 2006 
 
Subject: Chollas Parkway Market Summary 
 

Introduction 
 
In accordance with our agreement, Keyser Marston Associates, Inc. (KMA) has 
conducted an assessment of key market conditions for the Chollas Triangle and the 
surrounding area.  Specifically, the study area is located at the southeast corner of 54th 
Street and University Avenue, and consists of 27 parcels under 14 different ownerships.  
The study area lies within the boundaries of the Crossroads Redevelopment Plan, which 
was adopted to stimulate economic growth, infrastructure improvement, and the 
preservation and retention of housing stock in the community.   
 
The study area is currently impacted by various deficiencies in public infrastructure and 
amenities, physical blighting conditions, and incompatible land uses.  However, there are 
a number of factors that set the stage for the area’s redevelopment, including a strong 
local-serving tenant base dominated by Asian and other ethnic retail and restaurants, as 
well as signs of increased developer interest in urban in-fill housing.    
 
Methodology 
 
In order to assess development potential within the study area, KMA relied on a 
windshield tour, third-party data, and our general knowledge of development trends in 
the trade area and region.  KMA has attached documentation supporting our conclusions 
regarding market conditions and key opportunities.  These include the following: 
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• Trade area map indicating 1- and 3-mile rings 
 
• Land use assessments for residential, retail, and office development 
 
• Estimate of supportable land value by product type 
 
• Comparable land sales by type, i.e., vacant vs. improved 
 
Key Findings 
 
KMA’s key findings are summarized below. 
 
 
Residential 

 
There is a strong demand for housing of all types throughout 
the County.  A Countywide scarcity of residential land has 
increased developer interest in in-fill development.   
 
Key Opportunity: 
� Townhomes – 15 to 30 units/acre 
� Condominiums – 40 to 60 units/acre 
 

 
Retail 

 
University Square and other major community and regional 
retail in the trade area represent strong competition.  
Surrounding Asian and other ethnic retail and restaurants 
present a strong base in which to build upon.  New in-fill 
housing demand will increase demand for retail, eating and 
drinking, and other services. 
 
Key Opportunity: 
� New mixed-use development with re-built Sears 

Essentials as anchor tenant 
� Major chain drug store, i.e., Walgreen’s, Rite-Aid, Sav-On, 

Longs 
� Small grocer, i.e., Henry’s, Sprouts, Jimbo’s, etc. 
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Office 

 
The closest notable office projects are the Metro Center and 
Urban Village developments in City Heights and the Imperial 
Marketplace.  Most of the other office space scattered 
throughout the trade area consists of older low-rent buildings 
utilized by small, local-serving tenants. 
 
Key Opportunity: 
� Office developed in a mixed-use (retail) context 
� Flex commercial space designed to accommodate either 

retail or office users 
� Possible demand for health care related uses based on 

study area’s proximity to Villa View Community Hospital 
 

 
Limiting Conditions 
 
1. The analysis contained in this document is based, in part, on data from secondary 

sources such as state and local government, planning agencies, real estate brokers, 
and other third parties.  While KMA believes that these sources are reliable, we 
cannot guarantee their accuracy. 

 
2. The analysis assumes that neither the local nor national economy will experience a 

major recession.  If an unforeseen change occurs in the economy, the conclusions 
contained herein may no longer be valid. 

 
3. The findings are based on economic rather than political considerations.  Therefore, 

they should be construed neither as a representation nor opinion that government 
approvals for development can be secured. 

 
4. Market feasibility is not equivalent to financial feasibility; other factors apart from the 

level of demand for a land use are of crucial importance in determining feasibility.  
These factors include the cost of acquiring sites, relocation burdens, traffic impacts, 
remediation of toxics (if any), and mitigation measures required through the approval 
process. 
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5. Development opportunities are assumed to be achievable during the specified time 
frame.  A change in development schedule requires that the conclusions contained 
herein be reviewed for validity. 

 
6. The analysis, opinions, recommendations and conclusions of this document are 

KMA's informed judgment based on market and economic conditions as of the date 
of this report.  Due to the volatility of market conditions and complex dynamics 
influencing the economic conditions of the building and development industry, 
conclusions and recommended actions contained herein should not be relied upon 
as sole input for final business decisions regarding current and future development 
and planning. 
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EXHIBIT A

SUBJECT SITE AND COMPETITIVE TRADE AREA
CHOLLAS VIEW
CITY OF SAN DIEGO

Prepared by:  Keyser Marston Associates, Inc.
























